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11. Land use 
ά²ƘŜǊŜ ǎƘƻǳƭŘ tǊƻǾƛŘŜƴŎŜ ƎǊƻǿΚέ  άIƻǿ 

ǎƘƻǳƭŘ tǊƻǾƛŘŜƴŎŜ ƎǊƻǿΚέ  ¢ƘŜǎŜ ǉǳŜǎǘƛƻƴǎ 

are at the heart of the Land Use plan for the 

city.  We know that growth and change is 

going to happen. The question is where 

should it happen and how?  This sectƛƻƴ ŀŘŘǊŜǎǎŜǎ ōƻǘƘ ƻŦ ǘƘŜǎŜ ǉǳŜǎǘƛƻƴǎΣ ōŀǎŜŘ ƻƴ ƛƴǇǳǘ ŦǊƻƳ tǊƻǾƛŘŜƴŎŜΩǎ 

citywide charrette, held in the fall of 2006.  During that week, residents created their own vision of where 

expected growth should occur by placing building blocks representing specific types and amounts of 

development on a citywide map.  While each group had a unique perspective, two key themes emerged; protect 

residential neighborhoods and direct expected development, residential, commercial, industrial, and 

institiutional, to the downtown, major commercial corridors, and industrial areas. With the adoption of a new 

zoning ordinance in 2014, growth has largely followed these broad policies. Residential development in 

particular has been strong, with thousands of new dwelling units created in downtown and along major 

corridors.  

 

¢Ƙƛǎ ǎŜŎǘƛƻƴ Ƙŀǎ ǘǿƻ ƛƳǇƻǊǘŀƴǘ ƳŀǇǎΦ  ¢ƘŜ ŦƛǊǎǘ ƛǎ ǘƘŜ ά!ǊŜŀǎ ƻŦ {ǘŀbility and Changeέ ƳŀǇΣ ǿƘƛŎƘ ǊŜŦƭŜŎǘǎ ǘƘŜ 

themes that were developed at the charrette. This map is a snapshot of where we anticipate growth is likely to 

happen in the future, and where growth is most appropriate.  It also shows the areas of the city where we do 

not anticipate significant growth and change in the coming years.  A quick glance at the map shows that most of 

ǘƘŜ ŎƛǘȅΩǎ ǊŜǎƛŘŜƴǘƛŀƭ ƴŜƛƎƘōƻǊƘƻƻŘǎ ŀǊŜ ŎƻƴǎƛŘŜǊŜŘ ΨŀǊŜŀǎ ƻŦ ǎǘŀōƛƭƛǘȅΩ. The Ψareas of changeΩ identified on this 

map also indicate areas for further study through the neighborhood plans.  This section identifies objectives and 

strategies that focus on the preservation of the existing neighborhood character and protecting what is most 

special about our neighborhoods.  The blue and red areas on the map are those areas where we anticipate the 

most change.  This plan aims to direct growth in a controlled way that complements the asessts of our city and 

builds on them.  It sets the parameters for growth thŀǘ ǿƛƭƭ ƘŜƭǇ ŜȄǇŀƴŘ ǘƘŜ /ƛǘȅΩǎ ǘŀȄ ōŀǎŜΣ ǿƘƛƭŜ ǇǊŜǎŜǊǾƛƴƎ ŀƴŘ 

enhancing the livability of our city.   

 

¢ƘŜ ǎŜŎƻƴŘ ƳŀǇ ƛƴ ǘƘƛǎ ǎŜŎǘƛƻƴ ƛǎ ǘƘŜ άCǳǘǳǊŜ [ŀƴŘ ¦ǎŜέ ƳŀǇΦ  ¢Ƙƛǎ ƳŀǇ ƛǎ ǘƘŜ official Land Use Map of the city 

and provides the basis for the Zoning Ordinance.  The map reflects the existing land use patterns in the city, with 

a few amendments.  These maps are not fixed in time; it is expected that they will be refined and fine-tuned 

during the neighborhood planning process and periodically in the future. 

 
This section is organized in three parts. 
Á ΨWhere do we grow?Ω - LŘŜƴǘƛŦƛŜǎ ŀǊŜŀǎ ƻŦ ǎǘŀōƛƭƛǘȅ ŀƴŘ ŀǊŜŀǎ ƻŦ ŎƘŀƴƎŜ ƛƴ ǘƘŜ Ŏƛǘȅ ƻƴ aŀǇ ммΦм Ψ!ǊŜŀǎ ƻŦ 
{ǘŀōƛƭƛǘȅ ŀƴŘ /ƘŀƴƎŜΩΣ ŀƴŘ ƭƛǎǘs the goals and objectives for both areas. 

Á ΨIƻǿ Řƻ ǿŜ ƎǊƻǿΚΩ - Identifies specific details on how the city should be developed using Map 11.2 
ΨCǳǘǳǊŜ [ŀƴŘ ¦ǎŜΩ to establish the future amount and distribution of land uses and allocate scarce 
resources among competing activities. 

Á ΨAchieving the visionΩ - Links the Land Use Section to the other sections of the plan by identifying goals 
and strategies that are specific to land use for each of the other topics.  For example, for sustainability 
and the environment, the built environment and housing, specific ojbects are identified that relate to 
land use. 

GOAL 9:  Manage change and growth to sustain 
tǊƻǾƛŘŜƴŎŜΩǎ ƘƛƎƘ ǉǳŀƭƛǘȅ ƻŦ ƭƛŦŜ ŀƴŘ ǇǊŜǎŜǊǾŜ ƛǘǎ 
unique attributes. 
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11.1 Where do we grow? 
aŀǇ ммΦм Ψ!ǊŜŀǎ ƻŦ {ǘŀōƛƭƛǘȅ ŀƴŘ /ƘŀƴƎŜΩ ƛǎ ǘƘŜ 

graphic representation of the themes 

expressed during the charrette.  The map 

identifies four distinct areas which are 

described in detail below: Areas of Stability, 

Growth Districts, Growth Corridors, and Transitional Areas.  This map is illustrative only, describing a general 

policy approach that will behas been refined through neighborhood and specific area plans, and amendments to 

aŀǇ ммΦн ΨCǳǘǳǊŜ [ŀƴŘ ¦ǎŜΩ ŀƴŘ ǘƘŜ ½ƻƴƛƴƎ aŀǇΦ 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GOAL 10:  Ensure the continued strength and 
ǎǘŀōƛƭƛǘȅ ƻŦ tǊƻǾƛŘŜƴŎŜΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎ ōȅ 
directing growth to appropriate areas. 
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Map 11.1 Areas of Stability and Change 
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OBJECTIVE LU1: PROTECT AND ENHANCE STABLE NEIGHBORHOODS 
wŜƛƴŦƻǊŎŜ ǘƘŜ ǎǘŀōƛƭƛǘȅΣ ŎƘŀǊŀŎǘŜǊ ŀƴŘ ŘƛǾŜǊǎƛǘȅ ƻŦ ǘƘŜ /ƛǘȅΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎ ōȅ 
respecting valued development patterns and attributes. 

 

 

 

Areas of Stability 

Areas of Stability include the vast majority of the city, primarily the residential neighborhoods and their 

associated commercial areas, where limited change is expected over the coming years.  There are 25 ethnically 

and culturally diverse neighborhoods that are known for their quality of life, including their rich architecture.  

Each neighborhood has its own identity and character.  The goal for these areas is to identify and maintain the 

existing character of the area while accommodating limited ƴŜǿ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ǊŜŘŜǾŜƭƻǇƳŜƴǘΦ  hŦ ǘƘŜ ŎƛǘȅΩǎ 

25 neighborhoods, all but Downtown are designated as areas of stability in whole or part.   

 

Regarding the existing character of the Areas of Stability, all of these areas contain some development that is 

nonconforming in that the residential density of the development is higher than what is allowed by the Zoning 

Ordinance. There are also existing large buildings in some Areas of Stability that may be appropriate for adaptive 

reuse for housing.  Many of these buildings are sturdy historic structures, such as churches and school buildings 

that are often ideal candidates for conversion to residential uses. In some cases, these types of development 

may be desirable in the Areas of Stability, such as when the development provides or preserves much-needed 

housing, both market-rate and affordable, or preserves a historic structure. There are also many legacy uses and 

buildings allowed by use variances, where the use is restricted to what was granted by the Zoning Board of 

Review. There should be means to convert those uses to more modern, productive uses without having to meet 

the onerous standards for a use variance. In addition, there may be select lots or small areas that would be 

conducive to higher residential density due to their locations near to transit. Therefore, there should be 

instances where zoning tools can allow for higher residential density, to legalize nonconformities, eliminate use 

variances, and to allow new development at higher density. These tools should be used very carefully to 

minimize disruption of stable neighborhoods and preserve their quality of life. Certain high-density uses, such as 

student housing, should be regulated to prevent negative impacts. 

 

Areas of Stability also contain nonconforming commercial uses. The 2014 Zoning Ordinance recognizes that 

some of thses uses are desirable and created mechanisms to legalize certain types of άneighborhood 

commercial establishmentsέ while still discouraging the continuance of uses less compatible with residential life 

such as auto shops. 

 

 

 

 

 

 

Strategies:  
A. Continue to Uuse the neighborhood and specific area plannings processes to review the following:  

1. 5ŜǾŜƭƻǇƳŜƴǘ ǇŀǘǘŜǊƴǎ ŀƴŘ ŀǘǘǊƛōǳǘŜǎ ǘƘŀǘ ŎƻƴǘǊƛōǳǘŜ ǘƻ ǘƘŜ ŎƘŀǊŀŎǘŜǊ ƻŦ tǊƻǾƛŘŜƴŎŜΩǎ ǎǘŀōƭŜ 
neighborhoods. 

2. Significant buildings and view corridors to be preserved. 
3. Environmentally important features to be preserved or enhanced such as views, river and 
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harbor-front areas and potential pedestrian access points.1 
4. Needed services and facilities such as schools, parks, recreation, public safety and shopping 

areas 
5. Potential redevelopment opportunities such as vacant or blighted properties. 

 
B. Update regulations to: 

1. Ensure that new development maintains existing density levels.2 
2. Ensure that new development complements existing neighborhood character in scale, massing 

and design.3 

3. Encourage the preservation of the existing building stock.4 
4. Mitigate impacts of non-residential uses on neighboring residential uses. 
5. Limit the locations of inappropriate uses such as adult entertainment. 
6. Use zoning to strategically allow for limited higher residential density on residential lots and in 

residential neighborhoods that exhibit a pattern of nonconforming development, or where it 
can be demonstrated that this density is desirable.  

5.7. Expand regulation of uses incompatible with stable neighborhoods, including undesirable 
commercial uses and high-density student housing.  

 
Areas of Change 
This section is intended to direct growth to areas where most people agree that development or redevelopment 

would be beneficial and is most likely to occur in the coming years.  Carefully directing and planning for growth 

will benefit the city as a whole.  Future residents and workers will have access to efficient forms of 

transportation that will include biking, buses, and, in the future, other forms of public transit.  New 

developments in these areas can improve the economic base, provide jobs, and enhance the visual quality of 

buildings, streets and neighborhoods. 

 
¢ƘŜǊŜ ŀǊŜ ǘƘǊŜŜ ŘƛǎǘƛƴŎǘ ŀǊŜŀǎ ŘŜǎƛƎƴŀǘŜŘ ƻƴ aŀǇ ммΦм Ψ!ǊŜŀǎ ƻŦ {ǘŀōƛƭƛǘȅ ŀƴŘ /ƘŀƴƎŜΩΥ 
 
Á Growth Districts- These areas are centered around the downtown core, and along the waterfront and in 

manufacturing areas in the city. They have many different characteristics, but common traits include: 
close proximity to a commercial arterial street, locations in older industrial areas or large vacant areas.  
Opportunities for pedestrian-oriented, mixed-use development and transit hubs can be found in most of 
these areas. Successfully developing these areas should not come at the expense of displacing existing 
residents.  Instead, these areas are intended to become diverse mixed-use areas, with the addition of 
new residents to the areas, rather than displacement. 

Á Growth Corridors- These areas are located along key commercial and transit corridors in the city. These 
corridors present an excellent opportunity for pedestrian-oriented, mixed-use development at higher 
densities than the surrounding neighborhoods to support an improved transit system.  Development on 
these corridors would likely have nodes of higher intensity and activity at key intersections.  The areas 
considered growth corridors will also address the transition from the commercial uses to the adjacent 
residential uses. 

 
 
1 See Strategy BE1(B)3 
2 See Strategy BE7(B) 
3 See Strategy BE3(A) 
4 See Strategy BE6(B) 
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OBJECTIVE LU2: DIRECT GROWTH 
Encourage growth in areas best suited to provide access to 
jobs, housing and transit. 

Á Transitional Areas- These areas are located on the fringes of growth districts and abut residential 
neighborhoods.  These areas are intended to provide a transition in height, density and scale between 
the larger scale development anticipated in the growth districts and the lower scale and density of 
surrounding neighborhoods. 
 

The primary role of land use regulation in these areas is to encourage the redevelopment of these areas 

with economically beneficial ŘŜǾŜƭƻǇƳŜƴǘ ǘƘŀǘ ŜƴƘŀƴŎŜǎ ǘƘŜ ŎƛǘȅΩǎ ŎƘŀǊŀŎǘŜǊ ŀƴŘ ƭƛǾŀōƛƭƛǘȅΦ  !ƭǘƘƻǳƎƘ 

regulations cannot dictate the market demand for an area or a specific type of building or industry, they can 

impose conditions that make redevelopment infeasible without subsidy.  Therefore, the strategy for 

encouraging development is to allow sufficient development intensity and appropriate mixes of uses so that 

planned land uses will be economically feasible.  Design standards will ensure that quality of design is an 

ŀǎǎŜǘ ǘƻ ǘƘŜ ǎǳǊǊƻǳƴŘƛƴƎ ƴŜƛƎƘōƻǊƘƻƻŘ ŀƴŘ ŎƻƴǘǊƛōǳǘŜǎ ǘƻ ǘƘŜ ŎƛǘȅΩǎ ŎƘŀǊŀŎǘŜǊΦ  bŜǿ ŘŜǾŜƭƻǇƳŜƴǘ Ƴǳǎǘ ǘŀƪŜ 

into consideration natural and man-made environmental constraints and focus on preserving those aspects 

of our environment that we hold dear, including views, vistas and corridors, ŀƴŘ tǊƻǾƛŘŜƴŎŜΩǎ ƘƛǎǘƻǊƛŎ 

character. 

 

 

 

 
Strategies:  
A. Use the neighborhood and specific area plans to review the following: 

1. Design vision  for Growth Districts, Growth Corridors and Transitional Areas identified on Map 
ммΦм Ψ!ǊŜŀǎ ƻŦ {ǘŀōƛƭƛǘȅ ŀƴŘ /ƘŀƴƎŜΩ ǘƘŀǘ ƛŘŜƴǘƛŦƛŜǎ ǘƘŜ ǇǊŜŦŜǊǊŜŘ ǇŀǘǘŜǊƴ ŀƴŘ ŎƘŀǊŀŎǘŜǊ ƻŦ 
development including mass, scale, building height, design, use, and density, and considers 
topography, streets, sidewalks and open spaces.5 

2. Nodes of increased density to support transit options.6 
3. Significant buildings and view corridors to be protected. 
4. Environmentally important features to be persevered or enhanced such a views, river and 

harborfront areas and potential pedestrian access points. 
5. Locations and boundaries for Jobs Districts, land use designations, proposed greenways and 

proposed open space/public space. 
B.  Update regulations to implement the points above and: 

1. Maintain and enhance waterfront views to and from the city. 
2. Reflect design vision adopted as part of the neighborhood plans. 
3. Encourage adaptive reuse of historic structures where economically feasible. 
4. Create incentives for development. 

 

 
 
5 See Strategy BE3(A) 
6 See Strategy BE3(C) 
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11.2 How do we grow? 
 The previous section, addressed where 

future growth should be directed,; this 

section focuses on more specific details as 

to how the city should be developed.  Map 

ммΦн ΨCǳǘǳǊŜ [ŀƴŘ ¦ǎŜΩ ŘŜǇƛŎǘǎ ǎǇŜŎƛŦƛŎ ƭŀƴŘ 

use designations for each area of the city and is the Official Land Use Map. The purpose of the land use plan is to 

establish the amount and distribution of land uses and allocate scare resources among competing activities.  The 

historic mixed-use character of the city poseds a challenge with for conventional land use designations and 

regulations.  Unlike many newer cities and towns that have uses separated from each other, Tthe mixed-use 

character of the cityProvidence is one of its most prized assets.  Providence is a living testament to the fact that, 

ǿƛǘƘ ƎƻƻŘ ŘŜǎƛƎƴΣ ŘƛǾŜǊǎŜ ǳǎŜǎ Ŏŀƴ ŎƻŜȄƛǎǘ ǘƻ ŎǊŜŀǘŜ ǎǇŜŎƛŀƭ ǇƭŀŎŜǎ ǘƘŀǘ ŀǊŜ ǳƴƛǾŜǊǎŀƭƭȅ ǾŀƭǳŜŘΦ  ¢ƘŜ ŎƛǘȅΩǎ ƳƛȄŜŘ-

use pattern encourages walking, a goal that this Plan also promotes.  Though most land use areas contain 

multiple uses, the descriptions of each designation depicted on the map refer to the dominant use.   The 

ƻōƧŜŎǘƛǾŜǎ ŀƴŘ ǎǘǊŀǘŜƎƛŜǎ ŦƻǊ ǘƘŜ ŎƛǘȅΩǎ ǿŀǘŜǊŦǊƻƴǘ ŀǊŜ ƛŘŜƴǘƛŦƛŜŘ ƛƴ /ƘŀǇǘŜǊ мнΦ 

 
Future Land Use and Existing Zoning Discrepancies 

Currently, there are inconsistencies between tƘŜ /ƛǘȅΩǎ ŜȄƛǎǘƛƴƎ ȊƻƴƛƴƎ ƻǊŘƛƴŀƴŎŜ ŀƴŘ ǘƘŜ ǇǊƻǇƻǎŜŘ ŦǳǘǳǊŜ ƭŀƴŘ 

use. These inconsistencies, identified in the lists below and on Map 11.3 Future Zoning Change Areas, are due to 

ǘƘŜ ŎƻƴǎƻƭƛŘŀǘƛƻƴ ƻŦ ǾŀǊƛƻǳǎ ŎŀǘŜƎƻǊƛŜǎΣ ǘƘŜ ŀŘŘƛǘƛƻƴ ƻŦ άDǊŜŜƴǿŀȅǎΣέ and various changes in use. 

 
Residential Changes 

The future land use plan consolidates zoning categories R1A and R1 ƛƴǘƻ άSingle Family Residential.έ  

 

Commercial Changes 

Commercial changes include the consolidation of C1, C2 and RP ƛƴǘƻ άbŜƛƎƘōƻǊƘƻƻŘ /ƻƳƳŜǊŎƛŀƭκaƛȄŜŘ ¦ǎŜέ 

and the renaming of C3 ǘƻ άDŜƴŜǊŀƭ /ƻƳƳŜǊŎƛŀƭκaƛȄŜŘ ¦ǎŜΦέ Additionally, two parcels, located between 

Traverse Street and I-мфрΣ ƘŀǾŜ ōŜŜƴ ŎƻƴǾŜǊǘŜŘ ŦǊƻƳ /н ǘƻ άtǳōƭƛŎ {ǇŀŎŜκhǇŜƴ {ǇŀŎŜΣέ ŀƴŘ άaŜŘƛǳƳ 

wŜǎƛŘŜƴǘƛŀƭ 5ŜƴǎƛǘȅΦέ 

 

Mixed Use Changes 

The future land use plan creates various new mixed use categories. D1 from the existing zoning code is renamed 

to ά5ƻǿƴǘƻǿƴκaƛȄŜŘ ¦ǎŜέ ŀƴŘ aм, M2 and MMU are combined to form ά.ǳǎƛƴŜǎǎκaƛȄŜŘ ¦ǎŜΦέ 

 

Waterfront Changes 

The two waterfront categories, W2 and W3, are also renamed in the future land use plan. W2 is renamed 

ά²ŀǘŜǊŦǊƻƴǘκaƛȄŜŘ ¦ǎŜ bŜƛƎƘōƻǊƘƻƻŘέ ŀƴŘ ²о ƛǎ ǊŜƴŀƳŜŘ ά²ŀǘŜǊŦǊƻƴǘκtƻǊǘΦέ  

 

Open Space Changes 

In the future land use plan, O.S. and P.S. are combined to form άhǇŜƴ {ǇŀŎŜκtǳōƭƛŎ {ǇŀŎŜ,έ ŀƴŘ άDǊŜŜƴǿŀȅǎέ 

have been identified.  It should also be noted that Burnside Park and Roger Williams National Memorial, 

ƻǊƛƎƛƴŀƭƭȅ ŎŀǘŜƎƻǊƛȊŜŘ ŀǎ άhǇŜƴ {ǇŀŎŜΣέ ŀǊŜ ƴƻǿ ŘŜǎƛƎƴŀǘŜŘ ŀǎ ά5ƻǿƴǘƻǿƴκaƛȄŜŘ ¦ǎŜέ ƻƴ ǘƘŜ ŦǳǘǳǊŜ ƭŀƴŘ ǳǎŜ 

GOAL 11:  Promote a balance of uses to support sustainable 
patterns of development providing healthy, walkable 
neighborhoods, thriving business districts, and a high quality of 
life. 
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plan because ά5ƻǿƴǘƻǿƴκaƛȄŜŘ ¦ǎŜέ is the domiƴŀƴǘ ǳǎŜ ƛƴ ǘƘŜ ŀǊŜŀΦ άhǇŜƴ {ǇŀŎŜ/Public Spaceέ ǿƛƭƭ ǊŜƳŀƛƴ ŀ 

ǇŜǊƳƛǎǎƛōƭŜ ǳǎŜ ǿƛǘƘƛƴ ǘƘŜ ά5ƻǿƴǘƻǿƴκaƛȄŜŘ ¦ǎŜέ ŀǊŜŀΦ 

 

Industrial Changes 

While relatively little change is made to industrial areas in the future land use plan, M1, M2, and MMU have 

been consolƛŘŀǘŜŘ ƛƴǘƻ ά.ǳǎƛƴŜǎǎκaƛȄŜŘ ¦ǎŜΦέ 

 
 
 
 
  
 
When this plan was adopted in 2014, it called for dozens of zoning map changes that were later incorporated 
into a new zoning ordinance. Going forward, the intent of this plan is that all new zoning changes are to be 
consistent with the Future Land Use Map. The map is intended to be general enough to support a wide range of 
zoning changes, including when a land use designation allows for more than one zoning district, or when a 
property is in the vicinity of a the border of more than one land use designation. There are currently no zoning 
changes required to resolve inconsistencies between the Future Land Use Map and the zoning map. 
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Map 11.2 Future Land Use
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Map 11.3 Future Zoning Change Areas Map (Reserved) 

 
 
 
 


